
 SUFFOLK COUNTY PLANNING COMMISSION 
c/o Suffolk County Department of Economic Development & Planning 

100 Veterans Memorial Highway, PO Box 6100, Hauppauge, NY  11788-0099 
T:  (631) 853-5191   F:  (631) 853-4767 

Theresa Ward, Commissioner, Department of Economic Development and Planning 
 Sarah Lansdale, Director of Planning  

 
Notice of Meeting 

                                                                    
 July 12, 2017 at  2 p.m. 
 
Maxine S. Postal Auditorium 

Evans K. Griffing Building, Riverhead County Center, 300 
Center Drive Riverhead, New York 11901 

 
Tentative Agenda Includes: 

 
1. Meeting Summary for June 2017 
 
2.  Public Portion 
 
3.  Chairman’s Report 
 
4.  Director’s Report 
 
5. Guests 

• None 
 

6. Section A 14-14 thru A 14-23 & A 14-25 of the Suffolk County Administrative Code 
 
• Fairway Manor, Inc., Town of Islip 

0500 24000 0200 003000 et al 
 

• Speonk Commons, Town of Southampton 
0900 35000 0200 018000 
 

7. Section A-14-24 of the Suffolk County Administrative Code 
• None 

 
8. Other Business: 

 
 

NOTE:  The next meeting of the SUFFOLK COUNTY PLANNING COMMISSION will be held on  August  2,  
2017 2 p.m..  Rose Caracappa Auditorium, W.H. Rogers Legislature Bldg., 725 Veterans Memorial 
Highway, Smithtown, NY 
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have a significant on the area roadways.  As noted above, the Town of Brookhaven has not 
objected to the development petition as proposed. 
 
The petitioner has agreed to allow for future cross access to the adjoining property to the east at 
four locations and in addition to accommodating the motor vehicle passenger car trip generation, the 
existing Fairway Manor complex operates an on-site Jitney in conjunction with Town senior service 
transportation. The development site is approximately ¾ of a mile from the S40 and S54 Suffolk 
County Transit lines on the Montauk Highway corridor with connections to the LIRR stations at 
Sayville and Patchogue and the S54 has connection to the Sun Vet Mall.  
 
Staff notes the petitioner’s intent to connect to the existing Fairway Manor sewage treatment plant 
and believes that dialogue should continue as is necessary for permits and approvals with the 
Suffolk County Department of Health Services and the Suffolk County Department of Public Works 
regarding waste water treatment for the 156 new apartments. 
 
There is no discussion in the referral material related to public safety.  The petitioners should review 
the Suffolk County Planning Commission Guidebook particularly with respect to public safety.  In 
addition landscaping and buffering should be significant along the corridor with Nicholls Road (CR 
97) to preserve the residential amenities on site from safety issues posed by being along a high 
speed travel corridor.  

 

STAFF RECOMMENDATION 
 

Approval of the change of zone petition for Fairway Manor Inc. with the following comments to be 
offered to the Town of Islip for its consideration and use: 
 

1. The petitioner should be encouraged to review the Suffolk County Planning Commission 
publication on Managing Stormwater-Natural Vegetation and Green Methodologies and 
incorporate into the proposal, where practical, design elements contained therein. 

 
2. The petitioner should begin/continue dialogue with the Suffolk County Sewer Agency/Suffolk 

County Department of Public Works (SCDPW) for disposition of generated waste water from 
the proposed development. 

 
3. The petitioner should be advised to coordinate any necessary review and approval from the 

Town of Brookhaven regarding additional motor vehicle ingress/egress trips to the Fairway 
Manor development. 

  
4. The petitioner should be encouraged to review the Suffolk County Planning Commission 

Guidebook particularly with respect to energy efficiency and incorporate where practical, 
elements contained therein. 

 
5. The petitioner should review the Planning Commission guidelines particularly related to 

public safety and incorporate into the proposal, where practical, design elements contained 
therein, particularly as it relates to the points where vehicles and pedestrians will intersect 
and along the corridor with CR 97 (Nicholls Road) 

 
6. The petitioner should review the Planning Commission guidelines particularly related to 

universal design and incorporate into the proposal, where practical, design elements 
contained therein. 
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COUNTY OF SUFFOLK 

 
 

Steven Bellone 

SUFFOLK COUNTY EXECUTIVE 

 
Theresa Ward 

Deputy County Executive and Commissioner 
 

      Department of Economic Development and Planning             

Division of Planning and Environment 

 

STAFF REPORT 
SECTIONS A14-14 THRU A14-25 OF THE SUFFOLK COUNTY ADMINISTRATIVE CODE 

 

Applicant: Speonk Commons 

Municipality: Southampton  

Location: w/s of North Phillips Ave and approximately 162 feet n/o Montauk Highway  

 

Received: 1/31/17 & 6/5/17 

File Number: SH-17-01 

T.P.I.N.: 0900-350.00-02.00-018.000 

Jurisdiction:     Within 500 feet of Montauk Highway (County Road 80) 
 

ZONING DATA 
 Zoning Classification: Village Business (VB)/ Residential (R-20) 
 Minimum Lot Area: None / 20,000 Sq. Ft. 
 Section 278: N/A 
 Obtained Variance: N/A 

 

SUPPLEMENTARY INFORMATION 
 Within Agricultural District: No 
 Shoreline Resource/Hazard Consideration: No 
 Received Health Services Approval: Pending 
 Property Considered for Affordable Housing Criteria: Yes 
 Property has Historical/Archaeological Significance: No 
 Property Previously Subdivided: No 
 Property Previously Reviewed by Planning Commission: No 
 SEQRA Information: Yes 
 SEQRA Type Type I 
 Minority or Economic Distressed No 

 

SITE DESCRIPTION 
 Present Land Use: Vacant lot 
 Existing Structures: Yes, several vacant boarded –up houses 
 General Character of Site: Generally level on the eastern portion with a gentle 

slope to the west on the western portion of the site  
 Range of Elevation within Site: 18' to 32' amsl 
 Cover: Partially cleared with vegetated area on the western 

portion of the site   
 Soil Types: Riverhead sandy loam (RdA) and Plymouth loamy 

Z-2 
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sand (PIB)  
 Range of Slopes (Soils Map): 0-8% 
 Waterbodies or Wetlands: None 

 

NATURE OF SUBDIVISION/ NATURE OF MUNICIPAL ZONING REQUEST 
 Type: Change of Zone (Received 1/31/17) +  

Site Plan (Received 6/5/17) 
 Layout: Standard 
 Area of Tract: 4.279 acres 
 Yield Map: N/A 
 Open Space: 2.55 acres of landscaped/0 acres natural 

 

ACCESS 
 Roads: Public – North Phillips Avenue 
 Driveways: Proposed internal road network 

 

ENVIRONMENTAL INFORMATION 
 Stormwater Drainage  

o Design of System: Catch basins and leaching pools 
o Recharge Basins None 

 Groundwater Management Zone: VI 
 Hydrogeologic Zone 
 Water Supply: 

VI 
public SCWA 

 Sanitary Sewers: on-site STP 

 

 

------------------------------ 7/12/17 Addendum to 3/1/17 staff report --------------------------- 

 
Applicants request of the Town of Southampton Planning Board site plan approval in conformance 
with Southampton Town Board change of zone approval dated 3/31/17, the merits of which were 
deliberated by the Suffolk County Planning Commission at their regular meeting on Wednesday 
March 1, 2017.  The Planning Commission approved said referral with one (1) condition and eight 
(8) comments (see attached SCPC resolution). 
 
The Southampton Town Board resolution approving the zone change indicated that “Whereas, on 
March 1, 2017 the Suffolk County Planning Commission approved the application with comments 
that can be addressed in the site plan phase (emphasis added)…”  as such none of the Commission 
comments or it’s one condition were addressed by the Southampton Town Board.  Therefore it is the 
belief of the staff that the proposed site plan referral for Speonk Commons from the Town of 
Southampton Planning Board is not substantively different from the conceptual plan reviewed by the 
Planning Commission on 3/1/17.  Comparing this current referral, with the one that was previously 
referred to the Commission by the Southampton Town Board, the staff did not find any substantial 
difference between the two actions. It has been the policy of the Commission not to review any 
action that it has previously considered unless there remain substantial differences. 
 
The Town Planning Board referral did not address the SCPC condition with respect to the solvent 
plum that may be affecting the property.  The availability of public water or wastewater treatment 
issues was not further elaborated on. 
 
Suffolk County Planning Commission staff was able to obtain an approval from the Suffolk County 
Department of Health services related to the wastewater component of the application.  Based in the 
information submitted to the SCDHS Board of Review the Board granted the request for variance by 
allowing the applicant to construct a modified subsurface sewage disposal system and complete a 
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transfer of density to the subject parcel for the project so that the equivalent density complies with 
Article 6 requirements (see attached SCDHS correspondence).  
 
With the above in mind staff is recommending a reiteration of the former Suffolk County Planning 
Commission approval with the one (1) condition and eight (8) comments. 
 
---------------------------------------------------------------------------------------------------------------------------------- 

 

PROPOSAL DETAILS 
 

OVERVIEW – Applicants seek change of zone approval from the Southampton Town Board for the 
redevelopment of the 4.279 acre subject property, from Residence R-20 & Village Business (VB) to 
Multifamily Residential (MF-44) & Village Business (VB).  The change of zone application proposes 
to maintain a portion of the existing Village Business zoning (aprox 0.76 acres)  along North Phillips 
Avenue while changing the remaining portion (aprox 0.58 acres) of the Village Business zoning and 
the Residence R-20 zoning (aprox 2.94 acres) to Multifamily Residential (MF-44).   The subject 
property is proposed to be redeveloped with 38 residential rental units. The residential units are 
proposed to be located in 6 separate buildings and include 12 studio units, 14-one bedroom units, 
10-two bedroom units and 2 ADA compliant two bedroom units. Proposed buildings 1 and 2, located 
adjacent to North Phillips Avenue, are proposed to also include 4,380 square feet of first floor 
commercial space and 3,178 square feet of first floor community space respectively. The proposal 
also includes a wastewater treatment system to be located on the western portion of the subject 
property.   
 
The applicant for this project, Georgica Green Ventures and the Town of Southampton Housing 
Authority, proposes to utilize the provisions of Section 330-8 of the Southampton Town Code to 
increase the permitted residential density on the parcel by providing 100% affordable community 
benefit rental housing.   
 
In addition to the 6 buildings the proposal also includes 114 parking spaces, a tertiary sewage 
treatment system capable of treating in excess of the anticipated 8,538 gallons of wastewater and 
2.55 acres of landscaped greenspace. The stormwater runoff from the proposed development is to 
be collected by a combination of catch basins, leaching pools, and natural vegetation. The proposed 
development plans also proposes to connect to the SCWA system to supply the estimated 11,573 
gpd of potable water. 
 
  
The subject property is located on the west side of North Phillips Avenue and approximately 162 feet 
north of Montauk Highway (CR 80) in the hamlet of Speonk, Town of Southampton.   The subject 
property is also located just south of the Speonk Long Island Rail Road Train Station.   
 
The proposed development contains one point of access to North Phillips Drive.  This point of 
access connects to an interior proposed road network connecting the six proposed buildings.  The 
proposal also shows a private driveway which runs across the subject property and provides access 
to a residential parcel located to the south of the subject property. In addition, the proposal indicates 
two additional residential lots to the north of the subject property which are not part of the subject 
property but will connect to the proposed interior road network.    
 
The subject site is currently developed with several unoccupied boarded–up houses.  These 
structures as well as the accessory septic systems, fuel tanks and utility connections are proposed 
to be removed prior to the start of project construction.  
  
The proposed project is not located in a Suffolk County Pine Barrens Zone.  The subject parcel 
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Site Plan 
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Conceptual Plan from Change of Zone  

 



 

 

File No.   ZSR-17-10 
 

Resolution No. ZSR-17-10 of the Suffolk County Planning Commission 
Pursuant to Sections A14-14 to thru A14-25 of the Suffolk County Administrative Code 

 
WHEREAS, pursuant to Sections A14-14 thru A14-25 of the Suffolk County Administrative Code, a 

referral was received on January 31, 2017 at the offices of the Suffolk County Planning 

Commission with respect to the application of “Speonk Commons” located in the Town of 
Southampton 

 
WHEREAS, said referral was considered by the Suffolk County Planning Commission at its meeting on 

March 1, 2017, now therefore, Be it  
 
RESOLVED,    that the Suffolk County Planning Commission hereby approves the staff report, as may be 

amended, as the report of the Commission, Be it further 
 
RESOLVED, pursuant to Section A14-16 of the Suffolk County Administrative Code and Section 239-m 6 

of the General Municipal Law, the referring municipality within thirty (30) days after final 
action, shall file a report with the Suffolk County Planning Commission, and if said action is 
contrary to this recommendation, set forth the reasons for such contrary action,   

 Be it further 
 

RESOLVED, that the Suffolk County Planning Commission Approves of the change of zone from 
Residence R-20 & Village Business  (VB) to Multifamily Residential (MF-44) & Village 
Business (VB) for the Speonk Commons mixed use residential development that includes 
commercial and community space with the following modification as a condition to the 
aforesaid approval and with the following comments: 

 
Conditions: 
 

1. During the site planning process the applicant shall consult with the Suffolk County 
Department of Health and the New York State Department of Health to obtain the latest 
information on the Speonk Solvent Plume, which is referenced in the applicant’s 
Expanded EAF, and confirm that no building construction modifications are warranted.   

 
Reason: The applicant’s Expanded EAF references that the subject property was 
identified as being located within the Speonk Solvent Plume site, which covers 
approximately 600 acres.  The Expanded EAF also notes that soil vapor intrusion, as a 
potential exposure pathway, was evaluated by the New York State Department of Health 
Services (NYSDHS) and the Suffolk County Department of Health Services (SCDHS) 
and based on the data, it was determined that no actions are needed to address 
exposures related to soil vapor intrusion.  However, due to the presence of the Speonk 
Solvent Plume the applicant shall consult with the NYSDHS and SCDHS during the site 
planning phase of the application to insure that there are no changes to the regulatory 
agencies’ findings and that no building engineering protections (i.e. soil vapor barriers, 
etc.) are warranted.   

 
Comments: 
 

1. Review by the Suffolk County Department of Health Services is warranted for the proposed 
treatment of project wastewater and the petitioner should be directed to continue dialogue 
with the Suffolk County Department of Health Services.  

 
2. Review by the Suffolk County Water Authority is warranted for the proposed public water 

supply connection and the petitioner should be directed to continue dialogue with the 
Suffolk County Water Authority regarding the amount of water needed for the development 
and the related service connection requirements.    

 



 
 
 

3. The applicant should insure that access is maintained to the three residential properties 
which are located adjacent to the subject property and are currently taking access to North 
Philips Avenue via the subject property.   

 
4. The petitioner should be encouraged to review the Suffolk County Planning Commission 

publication on Managing Stormwater-Natural Vegetation and Green Methodologies and 
incorporate into the proposal, where practical, design elements contained therein. 

 
5. The petitioner should be encouraged to review the Suffolk County Planning Commission 

Guidebook particularly with respect to energy efficiency and incorporate where practical, 
applicable elements contained therein. 
 

6. The petitioner should review the Planning Commission guidelines particularly related to 
public safety and incorporate into the proposal, where practical, design elements contained 
therein. 

 
7. The petitioner should review the Planning Commission guidelines particularly related to 

universal design and incorporate into the proposal, where practical, design elements 
contained therein. 

 
8. The applicant should consider using landscaping that is not dependent on irrigation and 

to the extent that irrigation is needed it is recommended that the irrigation takes place 
during non-peak water usage hours (peak water usage occurs in the summer between 
12 AM and 6 AM).  
 

 
 

 
 
 
 

 The Suffolk County Planning Commission Guidebook for policies and guidelines can be found 
on the internet at the below website address: 
http://www.suffolkcountyny.gov/Home/departments/planning/Publications%20and20Information.
aspx#SCPC  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.suffolkcountyny.gov/Home/departments/planning


 

    

ZSR-17-10  

File No.:  SH-17-01 

3/1/2017 

 

Proposed Speonk Commons, Town of Southampton 

 

 

COMMISSION ACTIONS ON ADOPTION OF RESOLUTION 

 

                                                       AYE      NAY    RECUSED  ABSENT 

ANDERSON, RODNEY – At Large X    

CASEY, JENNIFER - Town of Huntington X    

CHARTRAND, MATTHEW - Town of Islip    X 

CHU, SAMUEL – Town of Babylon    X 

CONDZELLA, JOHN – Town of Riverhead    X 

ESPOSITO, ADRIENNE - Villages over 5,000 X    

FINN, JOHN - Town of Smithtown X    

GERSHOWITZ, KEVIN G.- At Large  X    

KAUFMAN, MICHAEL -  Villages under 5,000 X    

KELLY, MICHAEL – Town of Brookhaven    X 

KITT, ERROL – At Large X    

KRAMER, SAMUEL – Town of East Hampton   X    

MOREHEAD, NICHOLAS – Town of Shelter 

Island 

X    

PLANAMENTO, NICHOLAS - Town of Southold  X    

 
 
Motion:         Commissioner Planamento   Present:   10   
       
Seconded:    Commissioner Kramer   Absent:      4 
 
Voted:           10-4 
 
Abstentions:   0  
 
DECISION:    Adopted    
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